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FINAL Environmental Assessment
U.S. Air Force Military Family Housing Privatization Initiative
Patrick Air Force Base, Florida

A. Responsible Agency: Air Force Center for Engineering and the Environment (AFCEE)
B. Cooperating Agencies: United States Air Force, Patrick Air Force Base (PAFB), Florida

C. Proposals and Actions: This environmental assessment has been prepared in accordance with
the National Environmental Policy Act to analyze the potential environmental consequences of
the proposed Military Family Housing Privatization Initiative (MFHPI) at PAFB, Florida. PAFB
is located in Brevard County, Florida south of Cocoa Beach. After considering the potential
environmental consequences analyzed for the two proposed actions, and the No Action
Alternative, the U.S. Air Force will decide whether to implement one of the two proposed
actions, or the No Action Alternative.

D. Comments and Inquiries: Comments or inquires regarding this document should be directed to
the AFCEE Point of Contact, Ron Marlin, Housing Privatization Portfolio Manager, HQ
AFCEE/HDPM, 2735 Louis Bauer Dr, Brooks City-Base, Texas 78235. Telephone: 210-536-
2229

E. Designation: Environmental Assessment

F. Abstract: (see above) This Environmental Assessment (EA) evaluates the potential for

environmental consequences from the proposed action, and No Action Alternative for

implementing the MFHPI at PAFB. The Housing Requirement and Market Analysis (HRMA)

requires 266 units for military family housing. PAFB currently offers housing units in four

housing areas: North Housing, Central Housing, Senior Officer Housing, and South Housing. The

subjects of this EA are the North Housing and Central Housing areas which are located within the

boundary of PAFB. The South Housing area and Senior Officer Housing is currently privatized.

The number of current housing units (includes occupied and unoccupied) for each housing area

are:

e North Housing Area, 250 housing units

e Central Housing Area, 274 housing units

e South Housing Area (Pelican Coast), 156 housing units (new) & 304 (Legacy) (oft-base, and
privatized)

e Senior Officer Housing, 7 (on Base/privatized)

The proposed action is for the Air Force to convey 524 existing housing units (North and Central

Housing areas), associated infrastructure, and utilities to a private real estate development and
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property management company (PO). The PO would then demolish a total of 71 units (in Central
Housing), and renovate the remaining units in North and Central Housing. Under the proposed
actions, no new construction is planned. This action, along with a previous action in which South
Housing (Pelican Coast) and Senior Officer Housing were already privatized would ultimately
result in a total end state of 1,062 housing units (before 71 units in Central Housing are
demolished, and before 304 Legacy units in South Housing are demolished). This information is

reflected in the table below.

Number of Accompanied Housing Areas, PAFB (by Housing Area) Under the Proposed Action
Alternatives and the No Action Alternative

PAFB HOUSING AREAS
Current and Actions North Central South/Pelican | Senior End State,
Coast Officer # of Units
Housing
Current # of Units 250 274 156 new units, | 7 991(a)
304 Legacy 687 (b)
units
Alternative 1 250 203 n/a n/a 991 (a)
616 (b)
Alternative 2 250 203 n/a n/a 991 (a)
616 (b)
No Action Alternative 250 274 n/a n/a 991 (a)
687 (b)

Source: PAFB, 2008; SAIC, 2007.

n/a = Not Applicable. Proposed Alternatives 1 & 2, and the No Action Alternative do not impact the
number of housing units in South Pelican and Senior Officer Housing since these housing areas are
already privatized.

(a) End state includes units currently located in South Housing (531) and Senior Officer (7) Housing.
(b) End state includes units in SOH and South Housing, after 304 units in South Housing are

demolished.

However, it should be noted that the original terms of the privatization of South Housing included
the demolition of the remaining 304 Legacy units, as well as building additional housing units so
the total in South Housing would equal 552 housing units. Legacy homes are defined as the
existing, older homes located in the Southern Housing/Pelican Coast area, built in 1958 and 1959.
Information has since been provided indicating that no additional housing will be built in South
Housing, and that the 304 Legacy units will eventually be demolished, leaving a total of 156 units
in South Housing. Since the activity at South Housing is not part of the subject EA, but the
housing units in this privatized South Housing area and SOH are a part of the entire housing
picture at PAFB, the above table reflects two end state scenarios: one scenario includes the 304
Legacy units, and one scenario that represents the end state if the 304 Legacy homes were
demolished. At such time as the Legacy Homes in South Housing are demolished, the total
number of accompanied housing units available for PAFB under the proposed action will equal

il
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616 housing units, and under the no action alternative the total number of accompanied housing
units would equal 687 (includes all four housing areas: North, Central, South, and SOH).

The Project Owner (PO) would lease the associated land from PAFB, and would maintain and
manage the North and Central Housing areas for 50 years (Alternative 1), or 10 years
(Alternative 2). Under the No Action Alternative, the Air Force would retain ownership of all
524 units in North and Central Housing. Irrespective of the subject EA, South Housing (Pelican
Coast) would remain privatized and the Air Force would expect all remaining Legacy homes
(304) be demolished leaving 156 total units in South Housing. No additional construction is
planned in South Housing.

Resources and issues addressed in the EA include air quality; soil, geology, and topography;
water resources; biological resources; human health and safety; solid waste and hazardous
materials; utilities; noise; cultural resources; land use; traffic and transportation; and
socioeconomics and environmental justice.

iii



Finding of No Significant Impact (FONSI) and
Finding of No Practicable Alternative (FONPA)
Military Family Housing Privatization Initiative

Patrick Air Force Base, Florida

INTRODUCTION

The United States Air Force proposes to implement a Military Family Housing Privatization
Initiative (MFHPI) at Patrick Air Force Base (PAFB). The National Defense Authorization Act
for Fiscal Year 1996, Public Law 104-106, 110 St, 186 Section 2801, includes a series of
powerful authorities that allow the Department of Defense (DoD) to work with the private sector
to build and renovate military housing (these authorities were made permanent in fiscal year [FY]
2005). DoD’s goal is to obtain private capital to leverage government dollars, make efficient use
of limited resources, and use a variety of private-sector approaches to build and renovate military
housing faster and at a lower cost to American taxpayers.

THE PROPOSED ACTION AND ALTERNATIVE ACTIONS
Proposed Action and Alternative Action

The proposed action is for the Air Force to convey 524 existing housing units (North and Central
Housing areas), associated infrastructure, and utilities to a private real estate development and
property management company (PO). The associated land would be leased to the PO by the AF,
and the PO would maintain and manage the North and Central Housing areas for 50 years
(Alternative 1), or 10 years (Alternative 2). The PO will demolish a total of 36 units (in Central
Housing), and renovate the remaining units in North and Central Housing. Under the proposed
action, no new construction is planned. This proposed action, along with a previous action in
which South Housing (Pelican Coast) and Senior Officer Housing were already privatized, would
ultimately result in a total end state of 990 housing units (after 36 units in Central Housing are
demolished). This information is reflected in the table below.

Number of Accompanied Housing Areas, PAFB (by Housing Area) Under the Proposed Action
Alternatives and the No Action Alternative

PAFB HOUSING AREAS
Current and Actions North Central | South/Pelican | Senior End State,
Coast Officer # of Units
Housing
Current # of Units 250 274 156 new units, | 7 990 (b)
303 Legacy
units
Alternative 1 (a) 250 238 n/a n/a 954 (b)
Alternative 2 (a) 250 238 n/a n/a 954 (b)




| No Action Alternative (a) | 250 274 | n/a | wa 9% ®) |
(a) Including current # of units in South/Pelican Coast Housing and Senior Officer Housing,
(b) Includes units currently located in South Housing (459) and Senior Officer (7) Housing,
Source: PAFB, 2008; SAIC, 2007

It should be noted that the original terms of the privatization of South Housing included the
demolition of the remaining 303 Legacy units, as well as building additional housing units so the
total in South Housing would equal 552 housing units. Legacy homes are defined as the existing,
older homes located in the Southern Housing/Pelican Coast area, built in 1958 and 1959.
Information has since been provided indicating that no additional housing will be built in South
Housing, and that the 303 Legacy units will eventually be demolished, leaving a total of 156 units
in South Housing. Since the activity at South Housing is not part of the subject EA, the above
table does not reflect the demolition of 303 Legacy homes. At such time as the Legacy Homes in
South Housing are demolished, the total number of accompanied housing units available for
PAFB under the proposed action will equal 651 housing units, and under the no action alternative
the total number of accompanied housing units would equal 687 (includes all four housing areas;
North, Central, South, and SOII). Irrespective of the subject EA, South Housing (Pelican Coast)
would remain privatized and the Air Force would expect all remaining Legacy homes (303) be
demolished, lcaving 156 total units in South Housing. No additional construction is planned in
South Housing,

If the PO decides within the term of the lease that new construction is desired in North or Central
Housing, new impact analyses will occur with the help of AFCEE and PAFB as the land will still
be retained by the United States Air Force. Any new construction planned on housing sites that
have been demolished, not associated with the MFFHPI, will be the action of PAFB and scparate
impact analyses will be prepared by the United States Air Force in accordance with the National
Environmental Policy Act (NEPA).

No Action Alternative

Under the No Action Alternative, the Air Force would retain ownership of all 524 units in North
and Central Housing. South Housing (Pelican Coast) would remain privatized and the Air Force
would expect all 303 Legacy homes to be demolished in accordance with the existing housing
privatization agreement, leaving 156 units in South Housing (unrelated to the proposed action of
the subject EA). Legacy homes are defined as the existing, older homes located in the South
Housing/Pelican Coast area. The PO will not construct additional housing units in South Housing.

RESOURCES ANALYZED

Resources and issues addressed in the EA include air quality; soil, geology, and topography;
water resources;, biological resources; human health and safety; solid waste and hazardous



materials; utilities; noise; cultural resources; land use; traffic and transportation; and

socioeconomics and environmental justice.

ENVIRONMENTAL EFFECTS

The environmental effects of the Proposed Action, Alternative, and No Action Alternative are

summarized in the following table.

Resource

Summary of Impact Analysis Results

50-Year Lease Alternative

10-Year Lease Alternative

No Action

Air Quality

Short-term adverse impacts, not
significant.

Short-term adverse impacts,
not significant.

Short-term
adverse impacts,
not significant.

Soils, Geology, and
Topography

No significant adverse impacts.

No significant adverse
impacts.

No significant
adverse impacts.

Water Resources

No significant adverse impacts.

No significant adverse
impacts.

No significant
adverse impacts.

Biological Resources

No significant adverse impacts

to wildlife or protected species,
or to vegetation with adherence
to specific lease terms covering
defined requirements to prevent
jeopardy to listed species.

No significant adverse
impacts to wildlife or
protected species, or to
vegetation with adherence
to specific lease terms
covering defined
requirements to prevent
jeopardy to listed species.

No significant
adverse impacts
to wildlife or
protected species,
or to vegetation.

Human Health and
Safety

No significant adverse impacts.
Beneficial impact due to
removal of housing below Air
Force standards.

No significant adverse

impacts. Beneficial impact
due to removal of housing
below Air Force standards.

No significant
adverse impacts.

Solid Waste and
Hazardous Materials

No significant adverse impacts.
Short-term increase in solid
waste and hazardous waste
generation from demolition.
Minor long-term increase in
solid waste and hazardous waste
generation if full occupancy.

No significant adverse
impacts. Short-term increase
in solid waste and hazardous
waste generation from
demolition. Minor long-
term increase in solid waste
and hazardous waste
generation if full occupancy.

No significant
adverse impacts.

Noise

No significant adverse impacts.
Short-term increase in noise due
to demolition. Minor long term
increase in noise if full
occupancy.

No significant adverse
impacts. Short-term increase
in noise due to demolition.
Minor long term increase in
noise if full occupancy.

No significant
adverse impacts.

Cultural Resources

No significant adverse impacts.

No significant adverse
impacts.

No significant
adverse impacts.

Land Use

No significant adverse impacts.
Potential increase in open space.

No significant adverse
impacts. Potential increase
in open space.

No significant
adverse impacts.
Positive impact
for mission
growth needs.

Traffic and
Transportation

No significant adverse impacts.
Short-term increase in traffic.
Minor long-term increase in
traffic.

No significant adverse
impacts. Short-term increase
in traffic. Minor long-term
increase in traffic.

Beneficial
impacts. Long-
term decrease in
traffic.




Summary of Impact Analysis Results
Resource 50-Year Lease Alternative 10-Year Lease Alternative No Action
Socioeconomics and No significant adverse impacts | No significant adverse No significant
Environmental to employment, income, or impacts to employment, adverse impacts to
Justice environmental justice. Beneficial | income, or environmental employment,
for long-term housing need. justice. Beneficial for long- | income, housing,
term housing need, or environmental
justice,
Utilities No significant adverse impacts. | No significant adverse No significant
| impacts, adverse impacts.

The United States Fish & Wildlife Service (USFWS) was consulted with regard to the proposed
action, and issued its findings on 8 Aug 2008 (see Appendix B). USFWS stated that the proposed
action “may affect” the loggerhead, green, leatherback, hawksbill, and Kemp’s ridley sea turtles.
Under Section 7 of the Endangered Species Act, USFWS levied the following requirements
which must be included as deed restrictions in perpetuity:

o Street lighting associated with the housing units will be replaced with full-cut-off fixtures
with low-pressure sodium lighting and a pole height no higher than 20 feet.

e Porch lighting and floodlights will be replaced with low-pressure sodium lighting that is
shielded and directed downward.

e From March 1 through October 31 each year, extcrior lights at all ball fields will be
turned off by 9pm each night and may not be turned on again until after sunrise.

e At no time should metal halide or mercury vapor lamps be installed on this property. No
up-lighting is permitted anywhere on the property.

e Exterior fixtures mounted to homes will be replaced with “downward-directed lights
only” to direct lights where needed for safety and security and to ensure no up-lighting
and unnecessary lateral light spread.

* Interior lights will be minimized with light-blocking blinds or curtains.

e A lighting survey will be conducted each year prior to March 1. Any lighting source or
reflected lighting source visible from anywhere on the beach must be reported to the
Service and replaced immediately with the appropriate lighting fixture approved by the
Service.

FONSI - Finding of No Significant Impact

PAFB currently has 990 accompanied housing units in four housing areas: North Housing,
Central Housing, Senior Officers Housing, and South Housing. PAFB has a requirement for
military family housing for 266 families per the Housing Requirements and Market Analysis for
Patrick Air Force Base (unpublished). Many of these accompanied housing units are designated
for demolition, as is discussed in this document. Pursuant to Section 102(2) (¢) of the National
Environmental Policy Act (NEPA) of 1969 and the Council on Environmental Quality regulations
(40 CFR 1500-1508) implementing procedural provisions of NEPA, the Department of Defense
(DoD) gives notice that an Environmental Assessment has been prepared for the proposed
housing privatization initiative at the North and Central Housing areas at PAFB. A copy of the



EA prepared for the privatization of the South and Senior Officers’ Housing was prepared by the
Air Force prior to initiation of those actions, and the findings are incorporated here by reference.

Based on the finding of impacts of the attached EA, conducted in accordance with the Council on
Environmental Quality regulations implementing the National Environmental Policy Act of 1969
and 32 CFR 989, I find that there will be no significant impact on the quality of the human
environment. A Finding of No Significant Impact (FONSI) is issued for the proposed MFHPI at
PAFB and an Environmental Impact Statement is not warranted.

FONPA - Finding of No Practicable Alternative

Proposed actions that involve floodplains require additional steps, as per Executive Order (EO)
11988 — Floodplain Management, which requires the preparation of a Finding of No Practicable
Alternative (FONPA). The purpose of a FONPA is to explain why no other practicable
alternative exists to siting the action in floodplains. Dcveloped areas of PAFB are currently
located within the 100-year floodplain, and approximately 50 percent of the North Housing area
is located within the 100-year floodplain. The floodplain impact has already occurred in the
North Housing area, and it would not be practical to demolish existing, livable, occupied housing
which currently meets or exceeds USAF housing standards. If all housing units in North Housing
were demolished in an effort to restore the floodplain, the historic hydroperiod would also need to
be restored in the floodplain. North Housing is currently surrounded on three sides by
development, and due to the surrounding development it is not feasible to return the floodplain to
historic conditions. Under the proposed action, substandard housing would be demolished,
reducing the impermeable surface area -- a positive action within the floodplain. To avoid adverse
effects and incompatible development in the floodplain, no new construction is planned by the
proposed action in North Housing. The footprint of North Housing will not be changed under the
proposed alternative.

The Proposed Action is deemed consistent with the Florida Coastal Management Program. The
Air Force will ensure that the Action continues to be consistent to the maximum extent
practicable. I find there are no practicable alternatives to this action that will occur in the 100-
year floodplain and that all practical measures will be used to minimize harm to the environment.

Cﬁjb)(«? Cans (u-\&a\ 2 Nov 08

CARLOS R. CRUZ- GO}JZALE\Z Date
Colonel, USAF
Deputy Director for Installations
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ENVIRONMENTAL ASSESSMENT: MILITARY FAMILY
HOUSING PRIVATIZATION
INITIATIVE AT PATRICK AIR FORCE BASE

1.0 PURPOSE AND NEED

1.1 Introduction

The quality of government owned housing has declined for more than 30 years primarily due to
lack of priority. As of 1999, the DoD estimated approximately 200,000 military family housing
units were old, lacked modern amenities, and required renovation or replacement. According to
DoD, completing this work at current funding levels and using traditional military methods would
take 30 years and cost about $16 billion (Yim, 1999 in Labat-Anderson, 2006). The Joint Chiefs
of Staff Strategic Management Plan, and policy developed by the Office of the Secretary of
Defense (OSD) set a goal to repair all military family housing by the year 2010. Congress enacted
legislation at DoD’s request authorizing the MFHPI, to improve housing faster and in a more
economical manner than could be achieved if traditional military funds were used. The MFHPI
allows private sector financing, ownership, operation, and maintenance of military housing. The
MFHPI program was initially authorized in 1996 under the National Defense Authorization Act.
According to the OSD (DoD, 2008), the National Defense Authorization Act (Fiscal Year 1996,
Public Law 104-106, 110 St, 186 Section 2801), included a series of powerful authorities that
allow DoD to work with the private sector to build and renovate military housing. The Act was
reauthorized in 2001 for an additional five years; and was subsequently made permanent (no
expiration date). This program allows DoD to provide direct loans, loan guarantees, and other
incentives to encourage private developers to operate housing either on, or off, military
installations. Since the private sector has investment capital and expertise, the MFHPI program
takes advantage of this expertise to provide better quality housing to its service members (Yim,
1999 in Labat-Anderson, 2006). DoD's goal is to obtain private capital to leverage government
dollars, make efficient use of limited resources, and use a variety of private-sector approaches to
build and renovate military housing faster and at a lower cost to American taxpayers.

Housing privatization is considered a major federal action subject to the requirements of the
National Environmental Policy Act of 1969, as amended, which requires Federal agencies to
consider environmental impacts in their decision-making process. This EA evaluates the potential
for environmental consequences of real property transactions associated with the privatization of
housing at PAFB, in accordance with the President’s Council on Environmental Quality (CEQ)
regulations for implementing NEPA (Title 40 Code of Federal Regulations (CFR) 1500-1508)
and Air Force regulations for the Environmental Impact Analysis Process (32 CFR 989). These
Federal regulations establish both the administrative process and substantive scope of the
environmental impact evaluation, designed to ensure deciding authorities have a proper
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understanding of the potential environmental consequences of a contemplated course of action. If
appropriate, the findings of this EA will lead to issuance of a Finding of No Significant Impact
(FONSI), and Finding of No Practicable Alternative (FONPA).

This Environmental Assessment presents the following information:

Section 1, purpose and need for the action

Section 2, proposed action and alternatives

Section 3, characteristics of the affected environment
Section 4, potential for environmental consequences
Section 5, agencies contacted

Section 6, list of preparers

Section 7, references

Appendix A provides a list of acronyms used in the EA report. Appendix B provides copies of
agency correspondence.

1.1.1  Project Location

PAFB is the home of Headquarters, 45™ Space Wing, a unit of the Air Force Space Command,
located in Brevard County in the central coastal portion of Florida, north of the City of Satellite
Beach and south of Cape Canaveral (Figure 1-1, Location Map). Brevard County occupies an
area of 1,557 square miles, which is about 20 miles wide (east to west) and 72 miles long.
Located adjacent to the Atlantic Ocean, the County varies in elevation from 6 feet above sea level
at Merritt Island, to 26 feet above sea level at the City of Cocoa.

Brevard County, where PAFB and Cape Canaveral Air Force Station (CCAFS) are located, is
known as Florida’s Space Coast. Many areas within the County experienced population growth as
a result of the space program at CCAFS and associated missions at PAFB. The Brevard County
population as of the 2000 U.S. Census was 476,230. The cities within Brevard County all have
populations less than 100,000 people, the largest of which are Palm Bay (79,143), Melbourne
(71,382), and Titusville (40,670). This area of the state of Florida is continuing to grow in
population size. The Brevard County Planning & Zoning Office Research, where the Research
Section serves as a repository for Census data and information for Brevard County, estimated the
2002 Brevard County population as 494,102.

PAFB is the center of administrative activities that support Headquarters 45th Space Wing. The
Installation was activated by the U.S. Navy as the Banana River Naval Air Station in 1940 to
serve as a base for World War II anti-submarine patrol planes. It was inactivated as a Naval Air
Station in 1947 and was transferred to the U.S. Air Force in 1948. In 1950, the Installation was
renamed Patrick Air Force Base in honor of Major General Mason M. Patrick. The PAFB
population includes active duty, Reserve or Guard Personnel, DoD tenants, civil service
employees, and non-government employees. In addition to these employees, there are a
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substantial number of military dependents and contract civilians who live or work at PAFB.
Including the thousands of military retirees in the area, PAFB supports a population of over
30,000 people (PAFB General Plan) (USAF, 2004). PAFB and nearby CCAFS form the center
for launch operations. PAFB maintains an active airfield; the total base area is approximately
2,000 acres in size. There are four housing areas associated with PAFB (North, Central, South
Housing/Pelican Coast and Senior Officer Housing [SOH]). The North Housing, Central
Housing, and SOH areas (are located within the boundary of PAFBs) and South Housing/Pelican
Coast is located south of PAFB (off-base).

Two large rivers, the Banana River and Indian River (parallel to the Atlantic Ocean) separate the
County’s mainland from the barrier islands and the Atlantic Ocean beach. These water areas
create numerous opportunities for sports and outdoor recreational activities. There are 10 beaches
along the 72 mile coast, 107 parks, recreational and boating facilities, 27 golf courses, and over
13 tennis clubs in the county. Brevard County also has two cultural centers for performing arts,

six museums, several musical organizations and community theaters.

1.2 Purpose of and Need for Action

The purpose of the proposed action is to privatize housing in North and Central Housing areas
within PAFB (Figure 1-2), despite the apparent surplus in military housing, based on the results
of the most recent HRMA analysis (Science Application International Corporation, September 8§,
2008). Housing units in these areas that are below USAF standards and that are not cost effective
to be repaired will be demolished. This will ensure the housing in North and Central Housing
areas will meet, or exceed USAF standards and remain in that condition, given the $3,800 limit
on Maintenance and Repairs (M&R).

The proposed action is needed to provide a funding mechanism to complete privatized housing
efforts at Moody, Hanscom, Little Rock, and Patrick air force bases as the contractor for all four
bases is currently in default. The anticipated outcome would provide a funding mechanism (rental
income) via the currently perceived surplus housing located in the North and Central Housing
areas located at PAFB.

1.2.1 Air Force Minimum Family Housing Requirements

Air Force policy establishes a minimum family housing requirement for each Installation based
on the following four criteria (USAF, 2005):

Sufficient military family housing to maintain a viable military community,
Housing for key and essential personnel,

Preservation of historic housing, and

Sufficient, suitable housing for lower income military families.
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There are four housing areas associated with PAFB [North, Central, South/Pelican Coast and
Senior Officer Housing (SOH)]. The North and Central Housing areas (located on-base) currently
utilize Military Family Housing funds for repairs and maintenance limited to $3,800 per unit, per
year. South Housing/Pelican Coast (located off Base proper) and SOH (located within the
boundary of PAFB) are currently privatized as part of the privatization known as the American

Eagle project.

All four housing areas are for accompanied (i.e. personnel living with family members) service
members. The majority of accompanied housing units in North and Central Housing were
occupied at the time of the site reconnaissance for this EA (February, 2008). In February 2008
units in both North and Central Housing could not be rented because they were below USAF
standards. Other vacant housing observed during the February 2008 site visit met or exceeded
USAF standards.

Although the focus of this EA is the North and Central Housing areas, the status of the already
privatized South Housing and SOH must also be considered. The original 2004 project for South
Housing conveyed 960 units to a private entity, American Eagle, composed of Carabetta
Enterprises, Inc. and Shaw Infrastructure. American Eagle was contracted to demolish all
existing units in South Housing and construct 552 new units. To date, American Eagle has
constructed only 156 new homes in South Housing and has not yet demolished the older homes as
contracted. American Eagle has demolished only a portion of the Legacy homes. Currently, there
are 304 Legacy homes remaining in South Housing. There are no plans to build additional new
homes in South Housing as originally contracted, thus the total number of homes in South
Housing will remain at be 156 units. The new construction planned under the American Eagle
project in SOH, i.e. 7 new homes, is complete in this housing area.

American Eagle was also the successful offeror for family housing privatization initiatives at
Moody AFB, Georgia; Little Rock AFB, Arkansas; and Hanscom AFB, Massachusetts (each
project has undergone separate environmental analyses). All of these projects are in default and
have serious financial problems, including South Housing at PAFB. American Eagle is working
with the bondholders and the Air Force in a consensual sale process. The Air Force has requested
the four projects be sold and restructured as one group. As part of this process, the Air Force will
incorporate the 524 North/Central on-base units at PAFB into the sale group. Although a
successful outcome is anticipated, there is no guarantee that privatizing the North and Central
Housing areas at PAFB will result in a successful financial venture to fund privatized housing at
Moody, Little Rock, and Hanscom Air Force bases. It is anticipated additional oversight by
AFCEE will be necessary to make this a win-win situation for all.

The current financial situation affects housing at Moody, Little Rock, and Hanscom bases where
the required new homes and renovations cannot be funded at this time. Although according to the
most recent HRMA for PAFB (Science Application International Corporation, September 8,
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2008), there appears to be a surplus of housing at PAFB, the other three bases are in need or more
housing. The privatization of PAFB housing areas (North and Central) will provide a mechanism
for funding privatized housing efforts at all four bases based on the PAFB rental income
generated by the proposed privatization action for North and Central Housing, PAFB. The
majority of the North and Central Housing units requires little renovation and would contribute to
immediate positive cash flow to the larger project. The additional income from the North and
Central PAFB units will substantially improve the quantity and quality of the scope that can be
provided across the group resulting in a greater good; greatly improved housing for Air Force
families at the air force bases: Moody, Little Rock, Hanscom, and Patrick.

The Air Force Housing Requirements and Market Analysis (HRMA) are designed to determine
the housing requirements for military families and unaccompanied personnel at domestic and
overseas U.S. Air Force installations. The goal of the HRMA is to develop consistent, defensible
results on which to base planning and programming decisions for military housing. The most
recent draft HRMA (indicates that all of the military housing requirements for PAFB can be
satisfied in the local community with the exception of 266 units). However, many military
families prefer to live on Base, as it is convenient and affords a sense of camaraderie. Current
occupancy is approximately 600 units, including the existing privatized South Housing, on-base
privatized SOH units, and the North and Central Housing units. This compares favorably to 616
units with a 95% occupancy projection currently being modeled in the proposed project.

In addition to the necessity of accompanied housing for Air Force personnel stationed at PAFB,
housing needs for military branches (other than the Air Force) are also being met by PAFB (i.e.
U.S. Army, Marine, and Navy), as well as the Coast Guard. Approximately 205 military
personnel from Cape Canaveral Air Force Station (CCAFS) also utilize the housing provided by
PAFB (Ahlin, 2008, personal communication). CCAFS is located 11.5 miles north of PAFB, on
State Road AIA. There is no housing available at CCAFS due to operational and space constraints
and no near-term plan to provide housing for CCAFS personnel at that facility, so PAFB plays an
important role in providing military housing for CCAFS personnel.

PAFB has identified two issues related to housing: the need to maintain and improve the quality
of military housing available to service members; and the operational growth needs for the Base.

The quality of military housing in the North and Central Housing areas at PAFB is impacted by
the maintenance and repair limit currently imposed by maintenance and repair (M&R) funding.
Currently, since the housing in the North and Central Housing areas appear to be in excess, and
since these areas are not privatized, AFI 32-6002, paragraph 1.3.8.3 limits M&R funding to
$3,800 per unit per fiscal year. The Air Force Office of the Civil Engineer (AF/A7C) must
approve expenditures in excess of this limitation. However, a waiver would not meet the purpose
and need, and the preferred alternative is the most effective use of taxpayers’ money.
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The condition of many of the unoccupied units in the North and Central Housing areas are below
Air Force housing standards, i.e. the repair expenses exceed $3800. Typical maintenance and
repairs for accompanied housing include: maintenance of appliances, heating and cooling system,
electric garage doors, replacement of flooring, and smoke detectors, as well as cleaning and
painting when units are vacated. The change of occupancy maintenance fee is a firm-fixed price,
which is subcontracted out by the AF, and is also deducted from the $3800 per year, per unit
limit. PAFB simply does not have the funds available to repair and maintain many of the housing
units on Base. Of the 524 existing housing units (PAFB North and Central Housing areas)
proposed for conveyance to privatization, 98 units (or 19 %) are currently below Air Force
standards (not ready for occupancy), and 426 units (81 %) meet or exceed Air Force housing
standards (and are either occupied, or available for occupancy) (USAF, 2007). Several of the
units were damaged by hurricanes in 2004, have not been repaired, and the units remain idle.
Currently, the 98 units below Air Force standards will need repairs costing in excess of $3800.
Additionally the housing units in the North and Central Housing areas were built in 1995, which
was prior to the implementation of a statewide building code (mid 2002) which requires more
stringent hurricane-resistant criteria for structures, which can impact the cost of future repairs in
order to meet more stringent building criteria. It is anticipated housing renovations will be
required to meet the more stringent hurricane-resistant criteria, whether the housing area

management remains as is, or if the North and Central Housing areas are privatized.
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2.0 ALTERNATIVES INCLUDING THE PROPOSED ACTION

This section presents the proposed action (50-year lease), an alternative (10-year lease), and the
No Action Alternative, and briefly describes alternatives that were identified but will not be
considered in detail in the EA.

2.1 Alternative 1 — Preferred Alternative (Housing Privatization, 50 Year Lease)

The MFHPI allows PAFB to address housing needs through leasing of land parcels to a private
developer for the purpose of privately financing the revitalization of military housing areas.

Under this alternative, PAFB proposes to conduct a real estate transaction with a private
developer under the authority of the MFHPI, to convey 524 units and lease approximately 102
acres of land divided between two housing areas (North Housing area and Central Housing area)
to a PO. The preferred action (Alternative 1) involves a non-Federal Acquisition Regulation
(FAR) real estate transaction under which the Government will convey 250 existing housing units
in the North Housing area (Figure 2-1), and 274 existing housing units in the Central Housing
area (Figure 2-2) and certain associated improvements (pavilions, playgrounds, for example). The
PO will obtain all necessary financing; provide the required equity; and plan, renovate, maintain,
and manage the rental housing. This conveyance to the PO includes all paving, drainage, and any
conveyed utilities for 50 years. This action would accelerate housing renovations ultimately
improving morale of resident personnel. The project footprint would not increase from the
current state. New construction is not anticipated in the North or Central Housing areas. If the
PO decides within the term of the lease that new construction is desired, new impact analyses will
occur with the help of AFCEE and PAFB as the land will still be retained by the United States
Air Force. Any new construction planned on housing sites that have been demolished will be the
action of PAFB and separate impact analyses will be prepared by the United States Air Force in
accordance with the National Environmental Policy Act. Under the Proposed Action the PO
would complete interior renovations/repairs and routine exterior repairs to existing buildings in
North and Central Housing areas. The properties would be leased to active military personnel.
Under the Proposed Action there would be no increase in the footprint of the North and Central
Housing areas.

The USAF would expect to execute various documents with the PO as relates to this transaction.
These documents may include, but are not limited to:

Purchase and sale agreement

Declaration of Land Use Restrictive Covenants

Ground Lease
Operating Agreement.
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In North Housing, 72 units of the 250 units will require substantial renovation. In Central
Housing 203 units of the 274 units will require renovation and 71 units are proposed for
demolition. The remaining housing units and associated areas will comprise the lease boundary,
approximately 102 acres of land divided between two housing areas on Base. Demolition
impacts are expected to be short term. No new construction of housing units is proposed. Table

2-1 reflects detailed information regarding the number of units and acreage for each housing area.

Table 2-1. Number of Housing Units, and Housing Area Acreage

Housing Area Existing Number of Units (a) Approximate Acreage
North Housing Area 250 50
Central Housing Area 274 52

(a) Includes residential units that meet USAF standards, and units that do not meet USAF housing standards.

The current level of housing provided in the privatized, oftf-base South Housing area meets 60
percent of the most recent Housing Requirements and Market Analysis (HRMA) requirement of
266 housing units for PAFB. The HRMA analysis is a bit misleading regarding housing needs
since personnel from other branches of the military and other AF facilities also live in PAFB
housing. However, as noted in a recent market analysis of competitive off-base housing
completed for this project (Novogradac and Company, April, 2008), existing homes in the South
Housing area are nearly all rented, and the waiting list for single-family and duplex homes with 2
to 4 bedrooms is growing. Thus, it is expected there will be an increased demand within the
current PAFB tenant-base for family housing in the North and Central Housing areas particularly
after repairs and interior upgrades are completed by the PO.

A general description and proposed disposition of the units in each parcel is reflected in the

following paragraphs:

North Housing Area

e Initially/currently contains 26 single family structures, 56 duplex structures, and 28
quadraplex structures (or 250 accompanied housing units).

e 9 percent of the units are below Air Force housing standards, and 91 percent meet or
exceed Air Force standards, as of November 2007

e The land, houses, pavilions, playgrounds, and tennis/basketball courts would be leased to
the PO (to be negotiated). River walk and docks would be retained by the government

e The pump station north of the North Housing area, but still within PAFB, would be
excluded from the conveyance. The PO would be required to provide security fencing to
stop unauthorized access.

e PO will maintain the retention areas in both North and Central Housing areas (to be
negotiated).

e The timeline for completing the renovations will be negotiated with the PO.
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Central Housing Area

o Initially/currently contains 16 single family structures, 35 duplex structures, and
47 quadraplex structures (or 274 accompanied housing units).

e 28 percent of units are below Air Force housing standards, and 72 percent meet or exceed
Air Force standards.

o The land, houses, pavilions, and playgrounds would be leased to the PO.

e The Education Center would be excluded from the conveyance.

e Only the areas north and south of the new Child Development Center (CDC)/Education
Center will be available for leasing.

e Base to retain School Avenue for an access road from S. Patrick Drive to the CDC and
Education Center for the benefit of the Base personnel.

¢ PO will maintain walls, fences, and gates.

Although privatization projects at other Air Force bases are designed to meet the needs of
military families, the PO is allowed to offer units for rent to non-target tenants when occupancy
rates fall below expected levels for a designated period of time, such as 2 or 3 months. Normally,
the PO follows a priority list, referred to as a tenant waterfall, when renting units to non-target
tenants. In a typical tenant waterfall, vacant family housing units are first offered to single or
unaccompanied active duty military service members; then to DOD-related individuals, such as
retired military personnel and civilians and contractors who work for DOD; and finally to
civilians in the general public (GAO, 2006).

Use of the tenant waterfall helps reduce risk to the PO as described in the Air Force’s New
Housing Privatization Tenant Waterfall Implementation Policy (July, 2006). While the target
tenant group for any Base housing program is active duty military families, if the occupancy
levels are not met with that tenant group then the project owner can go down the waterfall,
provided the triggers are met. Since the April 2008 market analysis of PAFB housing
(Novogradac & Company, 2008) indicated that the vacancies in North and Central Housing will
be filled with Air Force personnel, it has been assumed for the analysis in this EA that no tenant
waterfall will be activated over the life of the 50-year lease. Non-military, non-target tenants are
not expected to become residents in the North and Central Housing areas.

All utilities and infrastructure associated with the North and Central Housing areas will be the
responsibility of the PO. This will include arranging for all services to be provided directly from
the provider (Florida Power and Light [FPL], Cities of Cocoa and Cocoa Beach, etc.) without
PAFB’s intermediate support or infrastructure and providing all permitting and connections for
these services as well. The existing infrastructure associated with electrical, natural gas, water,
and sewer utility is currently owned by the Government. Water is supplied to PAFB from the
City of Cocoa, and enters the Base in the northern area of the Base (pump house). The federal
government purchases electricity from FPL, and distributes the electricity for the Base.
Distribution of these utilities is currently conducted by the federal government.
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The PO will maintain the various utility infrastructure and points of demarcation (to be
negotiated)

Firefighting and police service related to PAFB facilities would still be contracted from PAFB as
the closest responder. Civilian police and medical emergencies will require coordination with
Brevard County Sheriff/Emergency Response.

The capacity of the Base to accommodate mission growth is a concern. There are numerous
mission partners who are tenant units at PAFB, including the Air Force Technical Applications
Center, the Defense Equal Opportunity Management Institute, the Department of State, and the
920th Rescue Wing (USAF, 2004). Because the commercial launch business is anticipated to
continue to expand into the 21st Century, PAFB is in a strategic position for supporting private
industry. The 45th Space Wing’s Operations Group is also responsible for program management,
operation of squadron activities, and management of the PAFB air traffic complex (more than
240,000 aircraft operations annually) (USAF, 2004). Due to the existing capabilities of the Base
and the Operations Group, the opportunity exists for the future expansion of Air Force operations
and the accommodation of additional flying missions.

The lack of vacant, developable land is a considerable natural constraint to growth at PAFB.
PAFB is approximately 2,000 acres in size and cannot expand outside of the current Base
boundary, as PAFB is situated on a barrier island with the Banana River to the west, the Atlantic
Ocean to the east, and commercial/residential to the north and south. Undeveloped lands on
PAFB are limited in size and have been disturbed (USAF, 2004). Approximately 90 acres of
PAFB is used for two active runways, which present operational constraints for growth. The
runway clear zones must be generally kept free of above-ground structures and could potentially
include another 200 acres of land. Many of the structures in the administration area of PAFB are
currently located within the clear zone, and these structures will be demolished/removed as it
becomes economically feasible (USAF, 2004). Additionally, there are nine explosive storage
areas and four hot cargo aircraft loading pads on the Base (USAF, 2004). The explosive storage
areas and hot cargo aircraft loading pads on Base also require a clear zone, which inhibits
development of 180 acres (USAF, 2004).

To provide a general assessment of PAFB’s capacity for growth, the General Plan (USAF, 2004)
used three scenarios to describe the potential for future development:

1. Limited Growth: assumes minor increases in mission requirements with little change in
the Base population, and new construction will be needed primarily to replace older
facilities;

2. Moderate Growth: assumes additional mission tasking with increases in related support
activities, and population increases approaching 25 percent per year; and

3. Significant Growth: assumes major mission increases and related expansion, with a
potential for doubling the Base population in one year. Several new facilities would be
required, including housing and support facilities.
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Based upon the current stability of the Installation, and lack of substantial vacant, undeveloped
land, the Limited Growth scenario is assumed to be the most realistic description of the
Installation’s growth potential (USAF, 2004). The projected associated population growth
associated with that scenario will likely require additional housing that is at, or above, Air Force

standards.

Privatization of military housing provides the resources that the Air Force cannot provide for
keeping residential units in marketable condition. Without privatization, the Air Force relies on
funds appropriated by Congress, which is limited to $3800 per year, per unit for maintenance.
These appropriated funds designated for the Air Force cannot be used for rebuilding or renovating
personnel housing, only for repairs and routine maintenance. Obtaining funding is easier for
developers; for example, a developer can usually obtain a mortgage. A PO is in a better position
to leverage funds, and privatization would allow the PAFB to get out of the housing business.
Housing privatization allows housing to improve (via repairs and maintenance) faster and in a
more economical manner than could be achieved if traditional military funds were used. This
program allows DoD to provide direct loans, loan guarantees, and other incentives to encourage
private developers to operate housing either on, or off, military installations. DoD's goal is to
obtain private capital to leverage government dollars, make efficient use of limited resources, and
use a variety of private sector approaches to build and renovate military housing faster and at a

lower cost to American taxpayers.

2.2 Alternative 2 — Proposed Alternativ